APPLICATION ACCEPTED: June 18, 2019
BOARD OF ZONING APPEALS: June 24, 2020@ 9:00 a.m.

County of Fairfax, Virginia

June 17, 2020
STAFF REPORT
SPECIAL PERMIT SP 2019-MA-062

MASON DISTRICT

APPLICANT/ OWNER: Board of Trustees of Columbia Baptist Church
LOCATION: 3241 & 3245 Glen Carlyn Road
Falls Church, VA 22041
TAX MAP: 61-2 (1)) 9 & 11
LOT SIZE: 3.16 acres
ZONING: R-3, HC, & CRD
F.AR.: 0.24
COMPREHENSIVE PLAN MAP: Public Facilities

ZONING ORDINANCE PROVISION: 3-301 and 8-301

SPECIAL PERMIT PROPOSAL: To permit a place of worship with a nursery
school and child care center

STAFF RECOMMENDATION:

Staff recommends approval in part of SP 2019-MA-062 to permit the Phase | addition of
the child care center and nursery school use with 78 children subject to the
development conditions in Appendix 1. At this time, Staff is unable to support the
Phase Il expansion of the childcare center and nursery school to 310 children with the
proposed building addition and site layout.

It should be noted that it is not the intent of staff to recommend that the Board, in

adopting any conditions, relieve the applicants/owners from compliance with the
provisions of any applicable ordinances, regulations, or adopted standards.

Sunny Yang, AICF

Department of Planning and Development

A Zoning Evaluation Division
12055 Government Center Parkway, Suite 801
[ Fairfax, Virginia 22035-5509
PPLANNING & DEVELOPMENT Phone 7038241290 FAX703-324-3924

www.fairfaxcounty.ge/dpz/



http://www.fairfaxcounty.gov/dpz/

It should be further noted that the content of this report reflects the analysis and
recommendations of staff; it does not reflect the position of the Board of Zoning
Appeals.

A copy of t h ¢onBeidg'fosth tiealispodition of an application will be
mailed within ten days after a final decision is rendered.

The approval of this application does not interfere with, abrogate or annul any
easements, covenants, or other agreements between parties, as they may apply to the
property subject to the application.

For additional information, call Zoning Evaluation Division, Department of Planning and
Zoning at 703-324-1280, 12055 Government Center Parkway, Suite 801, Fairfax,
Virginia 22035. Board of Zoning Appeals' meetings are held in the Board Room,
Ground Level, Government Center Building, 12000 Government Center Parkway,
Fairfax, Virginia 22035-5505.

| Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance
é\_ notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).
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SPECIAL PERMIT REQUEST

The applicant requests special permit approval to permit a place of worship with a nursery
school and child care center.

A copy of the special permit plat, e n tColtrmbia Baptist Church-Crossroads”,

prepared by Karen L. S. White of Walter L. Phillips Inc., dated May 13, 2020, is provided

at the front of this staff report. A copy of the proposed development conditions, the
applicant’s statement pmhétogjaphs, architectwwahrendesings,and r e
and the affidavit are provided in Appendices 1-3, respectively.

CHARACTER OF THE SITE AND SURROUNDING AREA

The 3.159-acre subject property is located on Glen Carlyn Road, approximately 550 feet
north of Leesburg Pike. As depicted in the chart below, the site is surrounded by a place of
worship (St. Anthony Catholic Church and School) to the south and east, established
single-family attached dwellings to the north, and single-family detached dwellings to the
west.

SURROUNDING AREA DESCRIPTION

Direction Use Zoning Comp. Plan
North Single Family Attached Dwellings R-8 ESE::?EZ?:I;;SS d.u. / acre and
South St. Anthony of Padua Catholic Church R-3 Public Facilities
East St. Anthony of Padua Catholic Church R-3 Public Facilities
West Single Family Detached Dwellings R-3 Residential 2 — 3 d.u. / acre

St. Anthony ;
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Figure 1: Subject property. Source: Fairfax County Pictometry 2019.
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The subject site contains two lots (9 and 11) with frontage on Glen Carlyn Road. Traffic
enters the property via a one-way entrance at the northern periphery of the site and exits
the property via a 14-foot wide one-way exit at the southern periphery of site. Twelve
parallel parking spaces are located along the entrance driveway. The main parking area
is provided behind the church, beyond which is an undeveloped area to be developed
with a play area for the proposed nursery school and child care center.

The existing building on the site was originally constructed in 1953, with additions added

in 1968, 1973, and 2000. It includes a two-story sanctuary situated perpendicular to Glen
Carlyn Road and a two-story administrative section situated parallel to Glen Carlyn Road.
The total Gross Floor Area of the church is approximately 25,938 square feet.

The topography on the site slopes down from Glen Carlin Road to the east, ranging from
elevations of approximately 280 feet to 260 feet. Existing tree canopy concentrates along
the southern and eastern peripheries of the property. In the front yard between Glen
Carlyn Road and the church, there are some existing planters which will remain for Phase
1 and ultimately to be removed in Phase 2.

BACKGROUND AND HISTORY

The church was originally constructed in 1953. The first addition constructed in 1957
expanded the building section parallel to Glen Carlyn Drive and formed its current shape.
The second addition constructed in 1973 added the Sanctuary section to the north of the
existing structure at that time. The original structure and both additions were constructed
prior to the requirement for places of worship to obtain approval of a special permit or
special exception. The third addition was constructed around 2000. The modification
consisted a two-story addition for an elevator and lobby consisting of approximately 350
square feet of gross floor area and a canopy to provide protective and accessible
entrance to the church. A determination was made by the Zoning Administrator that the
proposed improvements met the Zoning Ordinance definition of accessibility improvement
and therefore special permit approval was not required in accordance with Par. 2 of Sect.
15-101.

This is the first special permit or variance request for the subject property. County records
indicate there are several similar applications in the nearby neighborhoods:

1 SP 94-M-025, 6071 Leesburg Pike, Chinese Christian Church, to permit church
and related facilities. Application approved 9/20/1994.

1 SPA 93-M-119-03, 3419 Glen Carlyn Road, Trustees of Greek Orthodox Church of
Northern Virginia AKA Saint Katherine Greek Orthodox Church, amend SP 93-M-
119 previously approved for church and nursery school to permit the addition of a
private school of general education. Application approved 12/03/2014.

1 SPA 00-M-012-02, 3303/3305 Glen Carlyn Road, The Most Reverend Michael F.
Burbidge, Bishop of the Catholic Diocese of Arlington, Virginia and his successors
in office (St. Anthony of Padua Catholic Church and School), amend SP 00-M-012
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previously approved for place of worship and private school of general education to
permit the addition of a nursery school with child care, site modifications and
modifications of development conditions. Application approved 07/17/2019.

1 SP 2017-MA-097, 3309 Magnolia Ave, Goddess of Heaven Temple, Inc., to permit
a place of worship. Application approved 01/09/2019.

DESCRIPTION OF THE APPLICATION

The applicant requests to add a nursery school and child care center to an existing place
of worship to be accommodated in a large building addition which would require
modification to the existing site layout and access/circulation patterns.

No changes are proposed to the operation of the existing church. The existing church
sanctuary has a capacity of 250 seats. The service hours are 7:00 P.M. to 9:00 P.M.
Monday Through Friday and 8:00 A.M. to 8:00 P.M. Saturday and Sunday. The church
holds a Spanish service on Wednesday nights with a total attendance of around 50 and
two Spanish services on Sunday mornings with a combined attendance of around 175.
The church also operates a food pantry that serves approximately 250 families every
Saturday morning. The church currently has one full-time employee and one part-time
employee.

Add a new Nursery School and Child Care Center

The nursery school and child care center is proposed to have a maximum daily
enrollment of up to 310 students that will be implemented in two phases. The children
would be aged from birth through 5 years old. The proposed hours for the child day care
are 7:30 A.M. to 6:00 P.M., Monday through Friday.

Phase 1 would consist of a maximum of 78 children and 20 employees. The applicant
also proposes a few minor site modifications. The parallel parking along the entrance
driveway would be elimnated and the existing northern entrance would be converted to a
full-service entrance. The rear parking lot would be slightly modified to provide 85 on-site
parking spaces. An approximately 750 square-foot building addition would be constructed
for a commercial kitchen for the church as well as the nursery school and child care
center. The proposed FAR for Phase 1 is 0.19.

The child day care would be housed on the cellar floor of the existing building, with
classrooms in the administrative portion of the structure and dining and activities within
the sanctury portion of the structure. A fenced play area comprised of approximately 850
square feet is proposed along the rear facade of the structure. This play area would be for
infants and toddlers. An additional fenced outdoor play area containing approximately
14,000 square feet is proposed in the open field beyond the parking lot at the eastern side
(rear) of the property.
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Figure 2: Plat showing the Phase 1 improvements. Source: Applicant.

Architectural elevations of the proposed Phase 1 addition are as shown in Figure 3.

/\=\
L~ —1
_ .
t-—mmecfoo-- U0 U DOOAV OO e
o npaggf® AEEERATAN ... L

100 cen crove & Ay

Figure 3: Rear and side elevations showing the improvements in Phase 1. Source: Applicant.
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Phase 2 would consist of a building expansion of approximately 12,500 square feet
(including a 6,250 square foot cellar) along with a total enrollment of up to 310 students
and a maximum of 50 employees. The child day care would be housed within the exising
structure and the new addition. An archway is proposed to connect the existing sanctuary
building with the addition. A 4,000 square-foot courtyard is proposed as a play area in
addition to the outdoor play areas proposed in Phase 1, resulting in a total of
approximately 19,000 square feet of outdoor play area when Phase 2 is completed. The
proposed FAR for Phase 2 is 0.24.

Based on the disparate schedules of the church and childcare, the applicant requests to
share parking for both uses for Phase 2. Thus, the total parking provided in Phase 2
would remain at 85 spaces. The applicant proposes to consolidate the church entrances
into one full-access point at the existing northern church entrance and close the southern
church entrance. As such, exiting traffic would utilize the northern entrance for egress in
lieu of the southern access point which it utilizes today.

In order to mitigate the traffic impact generated by the proposed use, the applicant
proposes to widen Glen Carlyn Road in front of the subject property and construct a right
turn lane. A left turn lane is also proposed to accommodate left turns onto Munson Court.

According to the applicant, Phase 2 is expected to occur in the next three to five years.

j4

Figure 4: Plat showing the Phase 2 improvements. Source: Applicant.
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Architectural elevations of the proposed Phase 2 addition are as shown in Figure 5.
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Figure 5: Front and rear elevations showing the improvements in Phase 2. Source: Applicant.

ANALYSIS

Comprehensive Plan Provisions

Plan Area: I

Planning District: Bai | ey’ s

Planning Sector:  Glen Forest Community (B2)
Plan Map: Public facilities

Land Use Analysis (Appendix 4)

The Comprehensive Plan language for the Baileys Planning District recommends the
area primarily as Suburban Neighborhoods with commercial development focused in the
Seven Corners and Baileys Crossroads Community Business Centers. Most of the
District’s r esi diatheareadrecammenedd aspSobeirban
neighborhood with serving uses, public facilities and institutional uses. Emphasis should
be placed on creating transitions between commercial and low density residential uses as
a step down from high to low intensity use. Institutional uses such as churches, schools
and parks can serve this function.

The subject property abuts the Baileys Crossroad Community Business Center and is
designated for public or institutional use. The Comprehensive Plan reflects existing
development. The proposal will remain consistent with the Plan recommendations.

According to the Comprehensive Plan language, the proposed infill development should
be of a compatible use and intensity without adversely impacting the surrounding
community. The proposed nursery school and child care use, which will serve the
neighborhood as well as surrounding families, is a compatible and appropriate use to
accommodate in this facility.
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The proposed nursery school and child care center will be constructed in two phases.
Phase 1, which includes a childcare program of up to 78 children and a commercial
kitchen, requires only minor site modifications and is not likely to have a significant impact
on the adjacent neighborhood. However, Phase 2 will have a greater impact, with an
increase in FAR, a widened street, and increased traffic. The improvements will change
the existing streetscape to a more urban street presence. As the subject property abuts
the Baileys Crossroad CBC, the improvements will be compatible to the character of the
area if implemented in a context sensitive manner. However, the proposed intensity may
generate a negative impact on the road network and existing traffic on Glen Carlyn Road,
which will be analyzed in more detail in the Transportation Analysis section.

Urban Design Analysis (Appendix 6)

The subject property is located within the Baileys Crossroads Commercial Revitalization
District. The County has produced general urban design guidelines for properties within
Commercial Revitalization Districts and Areas (CRDs/CRAS), and for specific districts
such as the Baileys Crossroads CRD.

Staff from CRS (Community Revitalization Section) evaluated the proposal and had
concerns with the site design, building design, and landscape design for the site. The
applicant has revised the plat and addressed most of these concerns.

The applicant did not provide color elevations of the proposed additions. However, the
applicant indicated in the statement of justification that the proposed building additions will
match the existing building in material, color, and height and be similar to the existing
section. A development condition is proposed requiring the applicant to use similar
materials and colors on the proposed additions to match the existing structure. Additional
development conditions are proposed to address windows, utility screening, and retaining
walls.

Environmental Analysis
Soils (Appendix 5)

The subject property is located in an area of the county where Marine Clay soils may be
present. Marine Clay soils have high shrink-swell potential and pose possible foundational
support issues if not accounted for during planning and construction. In order to ensure
that the soils on the site are suitable for the proposed expansion, development conditions
are proposed requiring the applicant to conduct soil testing at time of site plan.

Stormwater Management Analysis (Appendix 7)

Fairfax County Land Development Services (LDS) staff reviewed the Special Permit Plat.
There are no existing stormwater quality or detention facilities on site. In Phase 1, the
proposed building addition and site improvements will result in a small increase in
impervious cover. In accordance with the Chesapeake Bay Ordinance, no stormwater
detention is required for Phase 1 as the additional runoff generated from the proposed
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disturbed site areas will be released as sheet flow and there will be no adverse impact.
Due to the limited amount of land disturbance and new impervious cover, water quality
requirement will be satisfied with purchase of offsite nutrient credits. If offsite nutrient is
not available during the site plan stage, an onsite BMP is proposed near the parking lot to
satisfy the requirement.

In Phase 2, the applicant proposed a stormwater management facility underneath the
outdoor playground beyond the parking lot. The underground filtering device will provide
water quality control and the underground detention system will reduce peak runoff to
allowable levels and meet water quantity requirements.

Safety concerns were raised for the stormwater management facility being proposed
within the outdoor play area. The applicant indicated that there will be no sign of the
underground stormwater management facility on the surface other than approximately
three two-foot diameter manhole covers and three one-foot square observation port
access covers surrounded by grass. All these items will be flush with the ground surface
and will not present tripping hazards. Staff from Site Development and Inspections
Division also noted that child safety will be reviewed in detail during site plan review.

Landscape Analysis (Appendix 8)

Most of the existing vegetation along the eastern and southern peripheries of the property
would be preserved in both phases. New landscaping, including street trees in the 8-foot
landscaping strip and trees installed in the front yard, along Glen Carlyn Road will help
ease the transition from the single family neighborhoods west of Glen Carlyn Road to the
increased intensity and more urban street presence. Landscape buffers proposed along
the northern edge are sufficient to mitigate its impact to the neighboring properties.

Fairfax County Urban Forest Management Division (UFMD) staff reviewed the Special
Permit Plat. In order to protect the existing trees, staff has proposed a set of development
conditions which require landscape-specific preservation, monitoring, and installation
techniques.

Transportation Analysis (FCDOT/VDOT) (Appendices 9 and 10)

Staff evaluated the proposal to ensure that the trips generated by the use would be
adequately managed by the existing and proposed transportation facilities and would be
appropriately connected to the surrounding roadway network. Additionally, staff reviewed
the adequacy and design of the pedestrian facilities.

For Phase 1, the traffic pattern will generally remain the same as it is today. Both FCDOT
and VDOT staff determined the proposed nursery school and child care center with up to
78 children would have a minimal impact on the existing transportation operations.

For Phase 2, the significant increase in nursery school/child care enrollment and
subsequent increase in trip generation during the peak hours raise concern about
conflicts with existing traffic on Glen Carlyn Road and the surrounding neighborhood.
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Staff requested an operational analysis of ingress and egress for the existing
configuration with two access points and the proposed conditions with a single access
point at the north end of the site with 310 children. The initial traffic study was submitted
to VDOT and FCDOT in October 2019 and a series of comments and concerns were
raised by VDOT. The second submission was made on March 19, 2020. The study
provided additional information regarding the peak hour and total weekday daily trips..

FCDOT reviewed this analysis and identified potentially unsafe conditions with the turning
movements at the northern church entrance which is in close proximity to Munson Court
and the significant traffic increase on Glen Carlyn Road (especially during the PM peak
hour). As a connector road connecting Leesburg Road (Route 7) and Route 50, Glen
Carlyn Road currently carries a significant amount of traffic (9,900 vehicles per day). The
Phase 2 proposal will generate an additional 1,151 weekday daily trips including a 60%
increase during the PM peak hour (173 additional). The operational analysis also
indicated that the proposed use would degrade the level of service on Glen Carlyn Road
at the church entrance to “E” or “F” during the PM peak hour despite the fact that the
applicant would install both left and right turn lanes.

In order to avoid the unsafe 5-way intersection condition created by the expanded church
access, Munson Court, and Munson Place, staff recommended that the applicant explore
the possibility of shifingthec hur c h’ s p r tomManson Caurt (sharedswith the
adjacent townhouse community). The applicant provided a separate exhibit showing this
alternative access. The operational analysis indicated that under this scenario although
Munson Court would be operating at an unacceptable level of service during the AM and
PM peak hours, the closure of the northern church entrance would significantly reduce
conflicting turning movements and increase safety.

Munson Court is a private street owned by the Glen of Carlyn HOA. A private shared
access agreement or easement would be required between the church and the Glen of
Carlyn HOA to allow for this configuration. As of the publication of this staff report, the
church has been unable to secure a commitment to such a shared access agreement and
the HOA indicates they may be unwilling to agree. Without this agreement, a reduction in
the maximum daily enrollment, or a preservation of the existing two site access points,
staff is unable to support the Phase 2 expansion at this time.

Staff encourages the applicant to continue to work with the HOA on an agreement. If the
Board chooses to approve Phase 2, a development condition should be added which
stipulates that if an agreement for shared access is secured prior to the commencement
of construction for Phase 2, the applicant must develop the property in general
conformance with Special Permit Plat Page P-0305 Alternate Access Exhibit.

Right-of-Way Dedication
The Public Facilities Manual and Zoning Ordinance require a sidewalk and major regional

trail along Glen Carlyn Road. In Phase 2, in addition to the widening of Glen Carlyn Road,
the applicant will upgrade the existing four-foot wide sidewalk to a five-foot wide sidewalk
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with an eight-foot wide landscaping strip in the proposed right-of-way. The applicant
proposed to dedicate approximately 4,350 square feet of the property to right-of-way in

Phase 1.

The church building is located 40.5 feet from the existing front lot line. With the dedication
of right-of-way, the existing church building would be 22 feet from the front lot line. Zoning
Ordinance Section 2-420 stipulates that the dedication of land for service drive, bus
turnout and/or bus shelter to the County or to the Virginia Department of Transportation
does not affect the applicable minimum yard requirement. The minimum yard is
established from the lot line as it existed prior to such dedication. As a result, a variance
for the front yard setback is not required under this situation.

Access Management

With the consolidation of access at the northern church driveway, the modified access
requirements
the south, with no change in spacing with respect to Munson Court. The necessary

Accessory Management Exception (AME (s)) has been submitted to VDOT for review.

woul d meet

Pedestrian Circulation

VDOT’' s spacin

g

wi t h

A four-foot wide sidewalk exists along Glen Carlyn Road, connecting to an existing trail
A nt h danyexissng gidevealk along thhe Gden of Carlyn
subdivision. The applicant is proposing a five-foot wide sidewalk along Glen Carlyn Road
in Phase 2 and requests a waiver of trail as proposed by the Countywide Trails Plan. The

along St.

County produced general urban design guidelines for Baileys Crossroads indicating a

streetscape with sidewalks. The proposal is consistent with the urban design guidelines.

Concerns were broughtup aboutt he chi |l dren’ s safety

lot to access the outdoor play area in the back of the property. The applicant has
proposed to paint a 5-foot wide crosswalk along the southern edge of parking lot beside
the grass area to delineate a walkway and guide the children to walk through the parking
lot to the play area. The children would be supervised during outdoor play time, especially
when they walk to and from the outdoor play area.

are generally off the peak hours when traffic is heavy in the parking lot. Staff feels the

Al

S o0, t he

proposed crosswalk would satisfy the on-site pedestrian circulation.

Zoning District Requirements

chil

when

dren’

The subject property is zoned R-3, which has the following lot size and bulk regulations.

Bulk Standards (R = 3)

. Provided Provided

Standard Required Phase 1 Phase 2.

Lot Size 10,500 sf. Min. 3.16 acres 3.16 acres
Lot Width Interior 80 feet 262 feet 262 feet

S

r

t he
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Building Height 60 feet Max. 20 feet 30 feet

22 feet (after right
Front Yard 40-degree ABP but not less than 30 feet Min. 40.5 feet of way
dedication)*

Side Yard 35-degree ABP but not less than 10 feet Min. 70 feet (north) | 70 feet (north)

22.2 (south) 13 (south)
Rear Yard 35-degree ABP but not less than 25 feet Min. 136.5 feet 136.5 feet
FAR 0.25 max. 0.19 0.24

*Pursuant to Sect. 2-420, a variance for the front yard setback is not required as a result of ROW
dedication.

Zoning Ordinance Requirements

This special permit application is subject to the following provisions of the Zoning
Ordinance, copies of which are included in Appendix 12. Subject to development
conditions, the special permit must meet these Standards.

1 Section 8-006 — General Standards for Special Permit Uses

1 Section 8-303 — Standards for All Group 3 Uses

1 Section 9-309 — Additional Standards for Child Care Centers and Nursery Schools

General Standards for Special Permit Uses (Sect. 8-006)

General Standard 1 states that the proposed use at the specified location shall be in
harmony with the adopted Comprehensive Plan.

The Land Use Policy Plan of the Comprehensive Plan states that Fairfax County
fshould encourage a land use pattern that protects, enhances and / or maintains stability

in established residential neighborhoods.6 Further,the Planis houl d seek t o ac
harmonious and attractive development pattern, which minimizes undesirable visual,
auditory, environmental and other impacts createdbypote nt i al 'y i ncompati bl

(Fairfax County Comprehensive Plan Land Use Objectives 2, 8 and 14).

The Comprehensive Plan designates the subject property for public institutional use.
Places of worship with a nursery school and child care center are permitted in residential
areas with special permit approval. The existing place of worship meets the required
intent of the Comprehensive Plan in a residential district.

The request to operate a nursery school and child care center with 78 children in Phase |
and up to 310 children in Phase Il concurrent with a place of worship, generates negative
traffic impacts to the surrounding area and adjacent roadways. These impacts are
satisfactorily addressed for the first Phase, but not for Phase 2.Therefore, as of the
publication of this report staff finds that the standard is only met for Phase 1.
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General Standard 2 states that the proposed use shall be in harmony with the general
purpose and intent of the applicable zoning district regulations.

The R-3 District was established to provide for single-family detached dwellings and to
allow other selected uses that are compatible with the character of the district. A church
with a nursery school and child care center is allowed with special permit approval within
the R-3 District. The intensity of the use in Phase 2 raises compatibility concerns with the
surrounding residential neighborhoods because of traffic impacts. Staff finds that this
standard is met for Phase 1 but has not been met for Phase 2.

General Standard 3 requires that the proposed use shall be such that it will be
harmonious with and will not adversely affect the use or development of neighboring
properties in accordance with the applicable zoning district regulations and the adopted
comprehensive plan. The location, size and height of buildings, structures, walls and
fences, and the nature and extent of screening, buffering and landscaping shall be such
that the use will not hinder or discourage the appropriate development and use of
adjacent or nearby land and/or buildings or impair the value thereof.

The neighboring properties to the south and east are owned by St. Anthony’ s Ro man
Catholic Church and developed with a place of worship and a private school of general
education of up to 800 students and a nursery school and child care with up to 99

children. The properties to the north are developed with single family attached dwellings

and the properties to the west across Glen Carlyn Road are developed with single family
detached dwellings. In Phase 1, outdoor activities will occur in a play area for infants and
toddlers next to the building (approximately 850 square feet) and a second play area to

the west of the parking lot (approximately 14,000 square feet). In Phase 2, an additional
4,000 square feet of play are is proposed in a courtyard formulated by the existing and
proposed buildings.

The classrooms and play areas for the proposed nursery school and child care center is
located across Glen Carlyn Road from the single family detached dwellings. With street
trees and additional landscaping installed along Glen Carlyn, the proposed building
addition is not anticipated to impact the adjacent properties to the west of Glen Carlyn
Roadand is consistent with St. Anthony’ s

The proposed large outdoor play area is approximately 55 feet to the south of the Glen of
Carlyn townhouse subdivision and to the east of the play area belonged to St. Anthony
Church with a fence in between. Noise associated with the outdoor playground is minimal
due to its location away from residential areas. In addition, sufficient physical buffer and
landscaping screening would be installed along the northern property line. Staff finds that
the proposed buffer and screening will adequately mitigate the adverse impacts and the
proposed use will be compatible with the surrounding uses. This standard is met.

General Standard 4 states that the proposed use shall be such that pedestrian and
vehicular traffic associated with such use will not be hazardous or conflict with the existing
and anticipated traffic in the neighborhood.
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As addressed in the Transportation Analysis section, staff has determined that in Phase
1, the proposed nursery school and child care center will create a relatively small number
of vehicular trips and will not conflict with the church use or surrounding uses.

In Phase 2, staff is concerned that safety and traffic flow on the local roadway network
will be degraded. The anticipated traffic from the property would be significantly increased
and will not be adequately accommodated by the existing or proposed street facilities. In
addition, the proposed re-configuration of the site access creates a 5-way intersection
which may cause unsafe turning movements. Therefore, staff finds that this standard has
not been met for Phase 2.

General Standard 5 states that in addition to the standards which may be set forth in this
Article for a particular group or use, the BZA shall require landscaping and screening in
accordance with the provisions of Article 13.

A place of worship with a nursery school and child care center is required by Article 13 to
provide Type 1 transitional screening, consisting of a 25-foot-wide landscape barrier, and
barrier type D, E, or F for all site boundaries abutting residential dwellings.

For Phase 1, the applicant proposed to preserve all the existing trees along Glen Carlyn
Road. New plantings, including shrubs and trees, are proposed in addition to a 6-foot tall
board-to-board fence along a portion of the northern property line. The applicant
requested a waiver of transitional screening and barrier requirements along the western
property line and a modification of transitional screening and barrier requirements along
the northern property line in order to allow the existing landscaping with supplemented
landscaping to satisfy the screening requirement. Consider the scale of the Phase 1
request, staff feels the proposed screening and barrier in Phase 1 satisfy the requirement.

For Phase 2, existing trees in the front yard would be removed and new plantings are to
be installed along Glen Carlyn Road. More landscaping would be added along the
northern property line. The applicant requested a waiver of barrier requirement along the
western property line and a portion of the northern property line and a modification of
transitional screening requirements along the western and northern property lines. With
the new plantings to be installed, staff feels the proposed barrier and transitional
screening would sufficiently mitigate any negative impacts to the adjacent properties. This
standard is met.

General Standard 6 requires that open space be provided in an amount equivalent to
that specified for the zoning district in which the proposed use is located.

Pursuant to the Zoning Ordinance, there is no specified open space requirement in the R-
3 district. However, the applicant is providing more than 20% open space on site.
Therefore, this standard is met.

General Standard 7 requires that adequate utility, drainage, parking, loading and other
necessary facilities to serve the proposed use shall be provided. Parking requirements
are proposed to be in accordance with the provisions of Article 11.
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For Phase 1, the parking requirement for a church with 250 seats is 63 spaces and for 78
children (0.19 space/child) is 15 spaces, thus the total requirement is 78 spaces. The plan
proposes 85 parking spaces, which is sufficient to accommodate the parking of the
existing church and the proposed nursery school and child care center in Phase 1.

For Phase 2, in addition to the 63 parking spaces for the church use, the parking
requirement for a nursery school and child care center with 310 children (0.16
space/child) is 50 spaces, and the total requirement is 113 spaces. It should be noted that
the church and the nursery school/child care center generally will not operate at the same
time. The applicant intends to provide 85 spaces for the final phase of construction. With
the sharing of spaces expected between the weekday operation of the nursery school and
child care center and Sunday worship, these 85 spaces will be adequate to meet parking
demand.

As addressed in the Stormwater Management Analysis section, staff has determined that
the proposed stormwater management facilities will meet all ordinance and Public
Facilities Manual (PFM) requirements. This standard is met.

General Standard 8 requires that signs be regulated by the provisions of Article 12;
however, the BZA may impose more strict requirements for a given use than those set
forth in this Ordinance.

With the dedication of the right-of-way, the applicant has requested to remove all the
existing signs and proposed a new LIT sign at the northern entrance. Staff has proposed
a development condition requiring that all new signage must be in conformance with
Article 12 of the Zoning Ordinance. With the approval and adoption of the proposed
development condition, this standard is met.

Standards for all Group 9 Uses (Sect. 8-303)

Standard 1 states that all uses shall comply with the lot size and bulk regulations of the
zoning district in which located.

As previously summarized, all structures comply with the bulk regulations for the
R-3 district.

Standard 2 states that all uses shall comply with the performance standards for the
applicable zoning district.

Noi se wil/ be regul ated under the Noise Ordin
with the noise standards. The applicant indicated that parking lot lighting will be installed

and finalized at time of site plan. A development condition is proposed to require all

outdoor and building-mounted lighting provided on the subject property will comply with

the Outdoor Lighting Standards of Section 14-900 of the Zoning Ordinance. The use

complies with the performance standards in Article 14 of the Zoning Ordinance. This

standard is met.
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Standard 3 states that all uses shall be subject to the provisions of Article 17, Site
Plans.

Staff proposes a development condition, stating that this Special Permit is subject to the
provisions of Article 17, Site Plans, as may be determined by the Director, Land
Development Services (LDS). Any plan submitted pursuant to this Special Permit must
be in substantial conformance with the approved Special Permit Plat. Minor modifications
to the approved Special Permit may be permitted pursuant to Paragraph 4 of Section 8-
004 of the Zoning Ordinance. This standard is met.

Additional Standards for Churches, Chapels, Temples, Synagoques or Other Such Places
of Worship With a Child Care Center, Nursery School or Private School (Sects. 8-308 and

9-309)

Standard 1 states that in addition to complying with the minimum lot size requirements of
the zoning district in which located, the minimum lot area shall be of such size that 100
square feet of usable outdoor recreation area shall be provided for each child that may
use the space at any one time. Such area shall be delineated on a plat submitted at the
time the application is filed. Usable outdoor recreation area shall be limited to (a) that
area not covered by buildings or required off-street parking spaces; (b) that area outside
the limits of the minimum required from yard, unless specifically approved by the Board in
commercial and industrial districts only; (c) only that area which is developable for active
outdoor recreation purposes; and (d) an area which occupies no more than eighty (80)
percent of the combined total areas of the required rear and side yards.

As part of this application, outdoor activities will occur in two play areas in phase 1 of a
total of approximate 14,000 square feet and three play areas in phase 2 of a total of
approximate 19,000 square feet, as shown on the plat. Staff proposed a development
condition limiting the number of children who are permitted to use the play area, at any
one time — in conformance with Sect. 9-309 of the Zoning Ordinance. With this
development condition, this standard is met.

Standard 2 states that all such uses shall be located so as to have direct access to an
existing or programmed public street of sufficient right-of-way and cross-section width to
accommodate pedestrian and vehicular traffic to and from the use as determined by the
Director. To assist in making this determination, each applicant, at the time of application,
shall provide an estimate of the maximum expected trip generation, the distribution of
these trips by mode and time of day, and the expected service area of the facility.

For Phase 1, the proposed nursery school and child care center is for up to 78 children
and 20 employees. The applicant provided a trip generation estimate that indicated 61
morning peak hour trips between 7:00 A.M. and 9:00 A.M. and 62 afternoon peak hour
trips between 4:00 P.M. and 6:00 P.M. The applicant estimates that the proposed use
would generate a total of 319 weekday daily trips. Traffic will enter from the northern
entrance on Glen Carlyn Road and exit from both the northern and southern exits. Glen
Carlyn Road is a minor collector road and the site is approximately 550 feet from the
intersection of Glen Carlyn Road with Leesburg Pike, which is classified by VDOT as a
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major arterial. The proposed trip generation is appropriate for Glen Carlyn Road in this
location, and VDOT and FCDOT staff indicated no transportation concerns. As a result,
staff believes that the surrounding transportation network has the capacity to
accommodate the pedestrian and vehicular traffic estimated to be generated by the
proposed nursery school and child care center in Phase 1.

For Phase 2, the proposed nursery school and child care center is for up to 310 children
and 50 employees. The applicant provided a trip generation estimate that indicated 242
trips would occur between 7:00 A.M. to 9:00 A.M. and 245 trips would occur between 4:00
P.M. to 6:00 P.M. The applicant estimates that the proposed use would generate a total of
1,268 trips in a weekday. As the southern entrance will be closed in Phase 2, all the traffic
will enter and exit at the consolidated northern entrance.

FCDOT indicated that the proposed use would generate a significant amount of traffic,

especially during peak hours, and would have a negative impact to the operation of the

roadway network. Accordingly, it is staff’' s ablpioni on th
safely accommodate the nursery school /child care use in Phase 2 as currently proposed.

Standard 3 states that all such uses shall be located so as to permit the pick-up and
delivery of all persons on the site.

The applicant indicates that parents will park and walk their child/children to/from the
school. The existing parking lot is able to accommodate the proposed pick-up and drop-
off procedures. This standard is met.

Waivers/Modifications

A modification of transitional screening yard requirement for the northern and
western property lines.

According to Sect. 13-303 of the Zoning Ordinance, the applicant must provide an
unbroken open space strip at least 25 feet wide with required trees and/or shrubs
(Transitional Screening 1) to screen the use from the adjacent residential properties.
Section 13-305 of the Zoning Ordinance permits the ability to waive or modify transitional
screening requirements when a building, a barrier and/or the land between the building
and the property line has been specifically designed to minimize adverse impact through
a combination of architectural and landscaping techniques. The applicant requests to
modify the transitional screening requirement along the western and northern property
lines.

For Phase 1, the applicant proposes to preserve all the existing trees along Glen Carlyn
Road. New plantings, including shrubs and trees, are proposed to supplement the
existing landscaping along the northern property line. Considering the scale and location
of the building addition and site modifications, staff believes that the proposal satisfies the
requirements.

For Phase 2, new plantings, including street trees, would be planted in the front of the
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church building to soften its impact to the adjacent residential neighborhood to the west of
Glen Carlyn Road. More landscaping would be added along the northern property line to
provide a full 25-foot wide transitional screening except a minor modification due to
powerlines. Staff believes the proposed screening allow for adequate buffering of the
proposed use from the adjacent properties and supports the modification of transitional
screening requirement.

Waiver of barrier requirement along the western and a portion of the northern
property lines.

According to Sect. 13-304 of the Zoning Ordinance, the applicant must provide a barrier
(type D, E, or F) between the required transitional screening and the adjacent residential
uses. The applicant requests a waiver of barrier requirement along the western and a
portion of the northern property lines. Staff supports this waiver given existing and
proposed conditions along Glen Carlyn Road. The applicant proposes a 6-foot tall board
on board fence along a portion of the northern property line. Staff feels it is reasonable to
waive a portion of the barrier because there are existing fences along the rear lot lines of
those lots to the north of the subject property. Therefore, staff supports the waiver of
barrier requirement along the western and a portion of the northern property lines.

CONCLUSION

Staff finds that the proposed use is appropriate to the subject property and the
neighborhood and supports the addition of the nursery school and childcare center in
Phase 1. However, when the intensity of 310 children in Phase 2 is shifted to the single
access point at the north end of the site, the engineering analysis shows it cannot be
safely accommodated given existing conditions on Glen Carlyn Road. The trips generated
in Phase 2 would result in the intersection of Glen Carlyn Road and the church entrance
operating at an unacceptable level of service during the AM and PM peak hours and will
significantly worsen conditions on an already heavily traveled street. The proposed street
improvements, including the installation of right and left turn lanes, will not be sufficient to
alleviate the situation during the peak hours. Staff remains open to continuing to work with
the applicant on other options which may include a reduced maximum enrollment for
Phase 2, an alternate site layout that keeps two access points, or a shared access with
Munson Court.

RECOMMENDATION

At this time staff recommends an approval in part for Phase 1 only subject to the
Proposed Development Conditions contained in Appendix 1 of the staff report. .

It should be noted that it is not the intent of staff to recommend that the Board, in adopting
any conditions, relieve the applicants/owners from compliance with the provisions of any
applicable ordinances, regulations, or adopted standards.
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It should be further noted that the content of this report reflects the analysis and
recommendations of staff; it does not reflect the position of the Board of Zoning Appeals.
The approval of this application does not interfere with, abrogate or annul any easements,
covenants, or other agreements between parties, as they may apply to the property
subject to the application.
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